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NUNEATON AND BEDWORTH LOCAL PLAN EXAMINATION 

STATEMENT BY C P R E WARWICKSHIRE 

Matter 2 – Housing Need 

 

The Plan asserts an OAN of 10,040 dwellings over 20 years for N & B (excluding any ‘unmet 
need’ of Coventry). The population projection (ONS 2014-based Sub-national population 
projections) shows a projected growth in population of 9,400 2011-2031. The ONS projections 
are for an increase from 125,400 in 2011 to 134,800 in 2031, or 470 per year. 

This is a low rate of growth, which indicates a need for about 200 new houses each year. 
Allowing for some reduction in household size across the Borough, a figure of 300 is a  realistic 
need, or 6,000 dwellings over the 20 years 2011-2031. Past rates of development suggest that 
this is realistic.  

What is not credible is an OAN of 10,040 houses over 20 years (as stated at para 5.20 of the 
Plan), before any of Coventry’s ‘unmet need’ is added, when the ONS population projection is 
for a growth of 9,400 in the whole population. The 2009 consultation which was based on a 
housing target of 7,900 was much nearer the real need. This itself was too high, as is shown by 
JG Consulting’s review (August 2016). That produces a figure of 348 dw/yr as the requirement 
for N & B based on the ONS 2014-based projections, or 6,960 dwellings over 20 years. 
(Inspector’s Matter 2 Q.4 refers) 

In respect of Inspector’s Matter 2 Q.5 and also Q.8, there is no basis for adjustments upwards 
from this ‘demographic starting point’. There is no evidence in N & B of any undersupply of 
housing in recent years that could have suppressed household formation rates, while the ratio 
of house prices to income in N & B is fairly low by national standards (if not as low as in 
Coventry). [See Mr Merle Gering’s statement / presentation for the chart showing this.] Supply 
has not been limited; as shown by other evidence (Cllr K Kondakor’s submissions), there has 
been an excess of permissions over delivery. 

In respect of Inspector’s Matter 2 Q.7, the related SHMA work has over-inflated population 
projections, notably by serious exaggeration of international migration to Coventry and natural 
population change in Coventry. The new presentation / statement submitted by Mr Gering of 
Keresley for the Examination demonstrates these important points very well, and CPRE 
supports the findings set out by him. (This develops and updates what he submitted as 
objections to the Plan in March 2017.)  

It also needs to be remembered that the population and household projections represent what 
might happen if past trends and policies were to continue throughout the period they cover.  The 
projections cannot be given weight unless there has been a critical and objective assessment of 
whether past trends and policies are likely to continue.  The work by G L Hearn has not been 
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objective or critical, but has rather sought to find reasons to add to the numbers of houses 
required in the HMA. 

In summary, in response to Q.15/16, the OAN of 4,277 dwellings/year for the HMA (Coventry 
and Warwickshire) and the OAN of 502 dwellings/year for N & B are not justified. The 
alternative figure for the Borough set out by Cllr K Kondakor is realistic and justified. 

There is no ‘unmet need’ from Coventry that requires to be partly accommodated by releasing 
land in N & B. The detailed work by Mr Gering on the population projections for Coventry 
and the conclusions drawn – that there is no need to release any Green Belt to meet the housing 
requirement for Coventry – should be accepted as sound. 

Translating Housing Need to Housing Requirement 

The real housing need in N & B is set out by Cllr K Kondakor. At the most, the OAN is the 
348 dwellings/yr or 6,960 houses over 20 years that JG Consulting has shown is the 
demographically-based need.  

This level of development may not be restricted by any policy constraints such as Green Belt 
or setting of historic assets, as there is sufficient land with permission or able to be developed 
to avoid the need for any significant loss of land now Green Belt (when completions since 2011 
are taken into account too). It is the much higher, unjustified, projected housing requirement in 
Policy DS4 of the Plan (13,374 houses 2011-2031) which cannot be delivered without serious 
damage to the Borough’s character and without serious loss of Green Belt to development. 

It should be emphasised that there are policy factors that influence whether OAN should / can 
be met in full.  These include para 14 of the NPPF and the acknowledgement that 
environmental constraints may affect an authority’s ability to deliver OAN.  The NPPF is 
supplemented by the detail in the DCLG PPG, Chapter on ‘Housing and economic land 
availability assessment.’ Paragraphs 044 and 045 in the section ‘Methodology – Stage 5) are 
very clear Green Belt must be taken into account in preparing a SHLAA, and it is a constraint 
which may and in this location does ‘indicate that development should be restricted’  (Section 
045). 

In respect of Inspector’s Q.20, there is no prospect of the market realistically delivering 670-
700 dwellings annually over a sustained period – the actual rate of completions is far lower. It 
follows that setting any figure as a minimum annual requirement to be delivered makes no 
sense. 

Conclusion 

The housing requirement for N &B Borough for 2011-2031 is substantially lower than the Plan 
proposes in Policy DS4 and detailed allocation policies. The policy is unsound. A lower figure 
should be adopted. At the most the OAN should be more  than the DCLG projections indicates, 
at 348 dwellings/year. 
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No provision should be made in the Plan for any ‘unmet need’ from Coventry as there is no 
justification for the claim that there is a need to meet any of Coventry’s needs outside its own 
boundary. 

 

Attached (separately scanned): 

Table showing ONS 2014-based Population Projections for Nuneaton & Bedworth by year 
2014-2019 (showing cumulative change since 2011) – published May 2016 


